MAL HE UR C OUN TY PLANNING DEPARTMENT

251 B Street:West, #12 Vale, Oregon 97918 Phone (541)473-5185

File Number: 2025-11-009

Application Fee: so °
Date Received: 2S

Date Deemed Complete:

CONDITIONAL USE APPLICATION

LANDOWNER INFORMATION APPLICANT INFORMATION [ check box if same
Name: 1aylor Rembowski Name: Shannon Morrelli

Address: 355[ éaff,u FED Roar Address: 9150 Mae Anne Ave, Suite 405, ,#5349
City/State/Zip: Var , DR 27718 City/State/Zip: Reno, NV 89523

Phone: s -4 73: -5 59?' Phone: 213-787-5655

Email: Tayzoe . REymowsk| @ Macuge (o. ORG— . Email: Shannon@rockymtntowers.com

PROPERTY INFORMATION
Township34— Range: 198 gection4E  TaxTot: 600  Ref#: (HHY | Acres: 17.58 Zoning: _CA-1_
Address: 3961 GREENFIELD RD — —

Current use: Farming Use of surrounding properties: Farming
Proposed use: Cell tower _ Permitted subject to section: 6-6-8-8
Water source: Sewage disposal method:

Are the wetlands/water waterways on your property? C1No [J Yes (description); YeS: Bully Creek runs along the west property line

Do you own neighboring property? EINo ElYes (description):
Greenfield Road

Name of road providing access:

LEGAL PARCEL STATUS

Partition: Subdivision:
or Most Recent Pre- 09/04/1974 Deed #: Date Filed:
Current Deed #: Date Filed:

*The deed and a map showing the property described in the deed(s) must accompany this application.

*Additional descriptive maps and pictures may be attached.
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MAL HE UR C OUNTY PLANNING DEPARTMENT

251 B Street West, #12 Vale, Oregon 97918 Phone (541)473-5185

CONDITIONAL USE PERMIT

DETAILED SPECIFIC WRITTEN REQUEST
Rocky Mountain Towers is requesting to install a 198' communications lattice tower within

a 50 x 50 fenced compound adjacent to an existing barn on the property. The tower will have a

4 bank meter pedestal installed to provide service for its anchor tenant and future operators

on the tower.

(Attach additional pages if necessary)

DETAILED STRUCTURAL INFORMATION

Dwelling

Driveway

Accessory Structure
Agricultural Structure
Other 50’ 50" 198’ 2500 s.f.

Dwelling

Accessory Structure

Agricultural Structure
Other
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CONDITIONAL USE CRITERIA —- Malheur County Code (MCC) CHAPTER 6-6-7

1. The proposal must be consistent with the goals and objectives of the Comprehensive Plan and MCC.

2. Taking into account location, size, design and operational characteristics of the proposed use, describe how your
proposal is compatible with the surrounding area and development of abutting properties by outright permitted uses:

The surrounding uses are agricultural farms zoned C-A1 with low density homes and farm buildings

This cell tower will be an ancillary use and is an unmanned facility, so will not impact the

existing surrounding uses.

Describe the operational characteristics (hours of operation, equipment used, etc.) of the proposed use:
The tower will operate 24/7, but is unmanned and unlit. We anticipate one maintenance visit

per month to monitor the ground mounted base station equipement within the fenced compound.

Describe the number of people/employees/customers associated with the proposed use:
The compound is unmanned. There will be no public access to the gated and locked facility.

3. What are the existing developments and viewpoints of property owners in the surrounding area?
The surrounding properties are all multi acreage farms. The tower will be visible from

Greenfield Rd and a photosim of the proposed lattice structure is attached to this application.

4, The proposed use cannot-exceed or significantly burden public facilities and services availableto the area. Please describe
the impact the proposed use will have on the following public facilities and services and provide letters from the appropriate
entities:

Roads: Negligible impact. Initial constructions will require a construction crew for several weeks

Ongoing maintenance is limited to up to 4 visits by a single vehicle per month.

Fire & Police Protection: th€ site is fenced and locked. Our anchor tenant will be offering wireless

internet service to the surrounding community. Future tenants will provide enhanced 911 coverage.

Sewer & Water: 1 1€ site does not generate any waste and no water servcie is required.

Electrical & Telephone: 1 D€ site will request an 800 amp electrical service for anchor tenant as well

as future operators on the tower.
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Solid Waste Disposal: 1he site does not generate any waste.

5. What effect will the proposed use have on the stability of the community’s social and economic characteristics?
The tower will provide a platform for enhanced wireless internet service and the potential for

colocations by cellular communincations carriers to enhance coverage in this underserved region.

6. Demonstrate that the proposed use will not interfere with traditional fish and wildlife use of habitats determined critical or
sensitive in the fish and wildlife habitat protection plan for Matheur County.

the tower will not impact any fish or wildlife in the adjacent creek or surounding lands.

the 2500 s. f. compound is a negligble impact on the farm acreage.

7. How will the proposed use increase setbacks of structures to reduce possibilities of overshadowing adjoining property, noise,
odor or night lighting nuisances during development and operation?

The site does not generate any noise, odor, or light pollution. all initial construction of the

facility will be conducted during daylight hours.

8. What are the proposed landscaping improvements for the visual benefit of the subject site and for the improved appearance of
the neighborhood and County?

No additional landscaping is proposed at this time. The sie wouldl sit at the edge of a parking

area adjacent to an existing barn with a small portion encroaching on the agricultural field.

to reduce impact on the farming land, no additional buffer zone allows for the farmland to be

utilized right up to the edge of the compound fence line.

9. The location and size of driveway access points and right of way widening and improvement for present and future traffic
circulation consistent with the adopted County road standards or the standards of the appropriate road district and the
access management standards ofthe Malheur County Transportation System Plan.

Site technicians will use the existing unpaved road leading up to the property for their monthly

visits. They utilize a standard truck with no oversized loads. Therefore, we feel that the

existing driveway is sufficient to support this added once monthly visit.
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10. What is the proposed visual screening of the outdoor waste and storage areas?

n/a

11. What efforts will be in place to control and focus the outdoor lighting to avoid glare being directed beyond property
limits?
n/a. the tower will not be lit and if any future tenant proposes a small communications shelter

with porch light, they will need to meet shielding standards to limit the radius of the light.

12. Demonstrate how the proposed use will not significantly increase the cost of, or force a significant change to, accepted
farm or forest practices on surrounding lands devoted to or available for farm and forest use.

Describe the agricultural uses (orchards, wheat, grazing, etc.) that are within 0.25 miles of the proposed development.
How will the proposed development interact with surrounding agriculture uses?

Surrounding uses are grazing and agriculture fields on rotational crops. The tower will have no

impact on the existing farm practices. The small portion of the counpound that lies within the

adjacent field will not impact the rotational crops due to its small footprint.

Farmers who rely on pivots have seen a boon to in their systems when wireless service is improved

in their territories, allowing them to more fully utilise the apps that monitor the pivots.
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WIRELESS TELECOMMUNICATION FACILITIES — Malheur County Code (MCC) 6-6-8-8

A. SITING PRIORITIZATION: All wireless telecommunication facilities shall be sited in accordance with the

following priorities, in order of preference: ,

1.

7.

What documentation has been obtained from the Federal Aviation Administration, Oregon Department of
Aviation, Federal Communications Commission or any other local or state agency with jurisdiction that

demonstrates that the tower has been reviewed and is not determined to be a hazard to life, health or property, if

constructed as proposed? We have submitted an application for tower registration with the FAA
for the requested height of 198' Due to the nearby airport, we are required to file wth the FAA

and review and approval is pending.

What is the technical information that reasonably justifies the need to locate the proposed facility in the
requested location? Please see attached RF justification report.

Is the proposed facility going to collocate by placing an antenna or other transmission and recepﬁon devices on

an existing tower, building or other structure such as a utility pole or tower, water tank or similar facility?

No. There are no suitable structures within a 4 mile radius. Therefore we proposed the new tower

to support our anchor tenant as well as future operators.

Will there be use of alternate technology whereby transmission and reception devices are placed on new or
existing structures which are consistent in height with and sited similarly to types normally found in the

surrounding area, such as teleph(;ne, electrical, or light poles? NO

Will the siting of the new tower be in a visually subordinate manner? (The relative visibility of a wireless
telecommunication facility, not noticeably in contrast with the surrounding landscape, not visually dominant in

relation to the surroundings as viewed from residences, highways and other vantage points) Y©S. The
towe is set back .5 miles from Hwy 20 and sits behind a barn that provides the only view from the

south facing neighbor

Will the siting of the new tower be in a visually dominant location, but employing concealment technology? (4

wireless telecommunication facility designed to resemble an object present in the natural environment or a

building of a type typically and customarily found in the area) NO

Is there a site photographic simulation showing how the facility will appear on the landscape? No[_]] Yes

If yes, attach to application materials.




B. HEIGHT, SETBACK AND ACCESS REQUIREMENTS:
1. Will the proposed facility be limited to the height necessary to provide the service? Y¢S

2. Will the set back from all the propetty lines be at least the height of the tower plus ten percent (10%)? _yes

3. Will the plot leased by the licensed catrier for the wireless telecommunication facility be at least 600 ft. from
residences and schools? (4 facility may be sited loser to a school when the school district makes a request and

demonstrates the facility is necessary for educational purposes) Y€8

C. CONSTRUCTION STANDARDS:
1. Will there be any lighting of the wireless telecommunication facility, except as required by the Federal Aviation
Administration, Oregon Department of Aviation or as a condition of approval by the Malheur County Planning

Commission? NO

2. Will the facility, antenna(s) and associated equipment located on the same structure as antenna, be constructed or
surfaced with materials to reduce visibility of the facility by the use of non-reflective materials that minimize

glare and blend the structure into the surrounding environments? Y€8

3. Was there a site specific study of the wireless telecommunication facility, identifying the proposed color and

surfacing of the facility and associated fixtures? NO.

4. Will there be any signs, other than warning and safety signs, up to 3 sq. ft.? y©S. Required FCC signage
will be placed on the fence next to the locked entry gate.

5. Will the equipment areas be enclosed by a chainlink fence or equivalent, with or without slats, for screening?

yes
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6. Will the coloring requirements be in compliance with the Federal Aviation Administration or the Oregon

Department of Aviation? Yes, if required

7. Include a location map, showing: the proposed facility site, other sites in the vicinity evaluated for the proposed

facility, other similar existing facilities in the area.

OAR 660-033-0130: MINIMUM STANDARDS APPLICABLE TO THE SCHEDULE OF PERMITTED AND
CONDITIONAL USES:

(16)(a) A utility facility established under ORS 215.213(1)(c) or 215.283(1)(c) is necessary for public service if the facility must
be sited in an exclusive farm use zone in order to provide the service. To demonstrate that a utility facility is necessary, an
applicant must:

(A) Show that reasonable alternatives have been considered and that the fability must be sited in an exclusive farm use zone
due to one or more of the following factors:

(i) Technical and engineering feasibility;

(ii) The proposed facility is locationally-dependent. A utility facility is locationally-dependent if it must cross land in
one or more areas zoned for exclusive farm use in order to achieve a reasonably direct route or to meet unique
geographical needs that cannot be satisfied on other lands;

(iii) Lack of available urban and nonresource lands;

(iv) Availability of existing rights of way;

(v) Public health and safety; and

(vi) Other requirements of state and federal agencies.

(B) Costs associated with any of the factors listed in paragraph (A) of this subsection may be considered, but cost alone may
not be the only consideration in determining that a utility facility is necessary for public service. Land costs shall not be
included when considering alternative locations for substantially similar utility facilities and the siting of utility facilities
that are not substantially similar.

(C) The owner of a utility facility approved under this section shall be responsible for restoring, as nearly as possible, to its
former condition any agricultural land and associated improvements that are damaged or otherwise disturbed by the siting,
maintenance, repair or reconstruction of the facility, Nothing in this paragraph shall prevent the owner of the utility facility
from requiring a bond or other security from a contractor or otherwise imposing on a contractor the responsibility for
restoration. '

(D) The governing body of the county or its designee shall impose clear and objective conditions on an application for
utility facility siting to mitigate and minimize the impacts of the proposed facility, if any, on surrounding lands devoted to
farm use in order to prevent a significant change in accepted farm practices or a significant increase in the cost of farm
practices on surrounding farmlands.

(E) Utility facilities necessary for public service may include on-site and off-site facilities for temporary workforce housing
for workers constructing a utility facility. Such facilities must be removed or converted to an allowed use under OAR 660-
033-0130(19) or other statute or rule when project construction is complete. Off-site facilities allowed under this paragraph
are subject to 660-033-0130(5). Temporary workforce housing facilities not included in the initial approval may be
considered through a minor amendment request. A minor amendment request shall have no effect on the original approval.

(F) In addition to the provisions of paragraphs (A) to (D) of this subsection, the establishment or extension of a sewer
system as defined by OAR 660-011-0060(1)(f) in an exclusive farm use zone shall be subject to the provisions of OAR 660-
011-0060.

(G) The provisions of paragraphs (A) to (D) of this subsection do not apply to interstate natural gas pipelines and associated
facilities authorized by and subject to regulation by the Federal Energy Regulatory Commission.

(16)(b) An associated transmission line is necessary for public service and shall be approved by the governing body of a county
or its designee if an applicant for approval under ORS 215.213(1)(c) or 215.283(1)(c) demonstrates to the governing body of a
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county or its designee that the associated transmission line meets either the requirements of paragraph (A) of this subsection or
the requirements of paragraph (B) of this subsection.

(A) An applicant demonstrates that the entire route of the associated transmission line meets at least one of the following
requirements:

(i) The associated transmission line is not located on high-value farmland, as defined in ORS 195.300, or on arable land;
(ii) The associated transmission line is co-located with an existing transmission line;

(iif) The associated transmission line parallels an existing transmission line corridor with the minimum separation
necessary for safety; or

(iv) The associated transmission line is located within an existing right of way for a linear facility, such as a
transmission line, road or railroad that is located above the surface of the ground.

(B) After an evaluation of reasonable alternatives, an applicant demonstrates that the entire route of the associated
transmission line meets, subject to paragraphs (C) and (D) of this subsection, two or more of the following criteria:

(1) Technical and engineering feasibility;

(if) The associated transmission line is locationally-dependent because the associated transmission line must cross high-
value farmland, as defined in ORS 195.300, or arable land to achieve a reasonably direct route or to meet unique
geographical needs that cannot be satisfied on other lands;

(iii) Lack of an available existing right of way for a linear facility, such as a transmission line, road or railroad, that is
located above the surface of the ground;

(iv) Public health and safety; or

(v) Other requirements of state or federal agencies.

(C) As pertains to paragraph (B), the applicant shall present findings to the governing body of the county or its designee on
how the applicant will mitigate and minimize the impacts, if any, of the associated transmission line on surrounding lands
devoted to farm use in order to prevent a significant change in accepted farm practices or a significant increase in the cost of
farm practices on the surrounding farmland.

(D) The governing body of a county or its designee may consider costs associated with any of the factors listed in paragraph
(B) of this subsection, but consideration of cost may not be the only consideration in determining whether the associated
transmission line is necessary for public service.
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